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TOWN OF CARLISLE
HOUSING PRODUCTION PLAN

. EXECUTIVE SUMMARY

A. Introduction

Carlisle is a residential community approximately 25 miles northwest of Boston, between the inner and
outer beltways of Interstate 1-95/MA Route 128and Interstate 495 and the radial MA Routes 2 and 3.
Carlisle has a strong commitment to maintaining its rural, small village character and prides itself on its
history, schools, and distinct sense of place. The social and physical focus of the town is Carlisle Center.
However, the distinctive physical and historical elements of Carlisle are widely spread throughout town,
with open vistas, tree-canopied roads, and farming structures reflecting the town’s rural history and
character.

Population growth has put significant pressures on the housing market. Almost all housing units in
Carlisle are owner-occupied, single-family houses, with a median sale price now well above $700,000.
Because the town has no public water or sewer, and because of the extensive wetland and ledge found
here, these lots typically have at least two acres. The escalating housing prices in the current market are
attracting greater attention from private developers interested in Chapter 40B development. Town leaders
and residents now recognize that different strategies are required to better plan for housing development
that is more directed to serving local needs and objectives.

Based on the most recent data (per 2000 U.S. Census) from the Massachusetts Department of Housing
and Community Development (DHCD) on the Chapter 40B Subsidized Housing Inventory, Carlisle had
1,647 year-round housing units, of which 18 could be counted as affordable," representing 1.09% of the
year-round housing stock. According to Chapter 40B regulations, if a municipality has less than 10% of
its year-round housing set-aside for low- and moderate-income residents, it is not meeting the state
standard for affordable housing. Carlisle is therefore vulnerable to losing control over housing
development through Chapter 40B comprehensive permit applications that can override local zoning. To
meet the 10% standard, at least 165 of the existing units would have to be “affordable” based on the
state’s definition, requiring at least another 147 more housing units to be converted to affordable units in
Carlisle. Assuming future housing growth, this 10% figure is a moving target; the required minimum
number of year-round units will increase with 2010 Census figures.

Undertaking a more proactive housing program to build more affordable housing will be a significant
challenge in Carlisle for many reasons, including the following:

e Concerns about constraints of existing infrastructure such as the lack of public water and sewer;

e A school building complex that is currently in poor condition and in the process of renovation and
expansion for certain programs but not adding capacity or allowing for the significant population
increases that might come from an influx of new housing development;

¢ Current zoning that limits denser development;

e The high cost of land that drives development costs higher and makes town land purchases
difficult; and

e Financial resources to subsidize affordable housing are limited;

! There are currently 20 certified affordable units.
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Early in 2005, the Board of Selectmen established the Affordable Housing Plan Task Force to oversee the
preparation of an Affordable Housing Plan that would meet the requirements of 760 CMR 31.07 (1)(i)
under the state’s Planned Production Program and current state requirements of Executive Order 418
Housing Certification. Approval of this plan and then certification based on actual production of
affordable units under these regulations would enable the town to deny unwelcome Chapter 40B
comprehensive permit applications without developer appeal and to be competitive for state subsidies for
transportation, economic development, environment, infrastructure and housing. In 2009, the Selectmen
established the Housing Production Plan Committee to update the 2005 Plan.

This Affordable Housing Plan suggests a range of options to meet pressing local housing needs and to
bring Carlisle closer to the state 10% threshold and to present a proactive housing agenda of Town-
sponsored initiatives. Due to the rising costs of homeownership, many residents are finding it
increasingly difficult to afford to remain in Carlisle, including children who would like to raise their own
families locally, long-term residents, especially the elderly, and town employees. More housing options
are required to meet these local needs and produce Carlisle’s fair share of regional needs.

Both anecdotal and hard evidence obtained in a 2009 Town Survey as well as the substantial interest
expressed by senior residents in being placed on a waiting list for the recently permitted Benfield senior
residential project point to a growing need for senior housing in ways that were not readily apparent even
five years ago. The high cost of home ownership also indicates a need for affordable rental housing.

B. Housing Goals
The following goals represent the building blocks this updated Housing Production Plan:

e Meet local housing needs along the full range of incomes, promoting social and economic
diversity and the stability of individuals and families living in Carlisle;

e Leverage public and private resources to the greatest extent possible;

e Insure that new housing is harmonious with the existing community;

e Meet annual planned production goals for affordable housing, working towards the 10% state
standard:;

e Provide a wide range of housing alternatives to meet diverse housing needs;

e Promote smart growth development; and

e Preserve the existing affordable housing stock.

C. Summary of Housing Needs Assessment

The Housing Needs Assessment presents an overview of the current housing situation in the town of
Carlisle and provides the context within which a responsive set of strategies can be developed to address
housing needs and meet production goals. Key findings in regard to household characteristics, housing
characteristics, and housing affordability are summarized in the following:

Household Characteristics

e Carlisle is one of the most affluent communities in Massachusetts. The median household
income in 1999 was $129,811, up 55% from the 1989 median income and well above the median
income for Middlesex County of $60,821 and the Boston region of $55,234.

e Those earning more than $100,000 almost doubled over the decade between 1989 and 1999
from 583 to 1,010 households — well over what would be expected under normal inflationary
trends.

o Despite indications of great wealth, there still remains a population living in Carlisle with limited
means. According to 2000 census figures, of the 1,628 total households 237, or 14.6% had
incomes at or below 50% of area median income. Further, the poverty rate, while relatively low,
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is increasing in Carlisle. Census data indicates in 2000, 111 individuals and 21 families had
incomes that would place them below the poverty level.

The population has remained predominantly White with minority representation at 6.5%, most of
Asian descent.

The town’s population is aging. Those 65 years or older comprised 8.4% of residents in 2000, up
from approximately 5.7% in 1980. This trend will be shown to be accelerating.

Almost one-third of all residents are 19 years and younger, somewhat higher than the county level
of 25.1% and that for the country as a whole of 25.7%.

Demographic trends suggest that escalating housing costs may be pricing younger individuals and
families out of the housing market. Those entering the labor market and forming new families
are dwindling in numbers and reducing the pool of entry-level workers and service employees as
well as forcing the grown children who were raised in town to relocate outside of Carlisle.

There are a number of residents who have special needs and are disabled, including 46 or 3.8% of
the school-age population, 185 or 6.6% of those 21 to 64 (about one-quarter of whom could not
be employed), and 79 or 19.7% of those 65 years or older.

More than one-third of the total population moved to a different house during the last five years;
such sales tend to accelerate the increase in housing prices.

Housing Characteristics

The 2000 census counted 1,655 total housing units in the town of Carlisle, up 10.7% from 1,495
units in 1990 and a 56.9% increase from 1,055 units in 1980.

Carlisle has 1,618 occupied units, of which 93.8% were owner-occupied and 6.2% were rental
units. These figures represent a considerably higher level of owner-occupancy than that for
Middlesex County as a whole of 61.7% and for the Boston region of 57%.

The 2000 census indicates that 95% of the existing housing units are in single-family detached
structures, a significantly higher percentage than the 49% level for the county and 44% for the
Boston region.

Vacancy statistics from the 2000 census are very low, indicating tight market conditions.
Almost 800 units, or half of Carlisle’s housing stock, were built prior to 1970. Another 37.8%
were produced between 1970 and 1990.

Housing Affordability

Almost 20% of Carlisle residents, or about 350 households, are currently living in housing that is
by common definition beyond their means and unaffordable.

There are no longer homes available for less than $200,000 that would be affordable to low- and
moderate-income households.

To buy a home at the median sales price $720,000 requires an income of about $225,000,
significantly more than the town residents’ 2000 median income of $129,811. Approximately
80% of Carlisle’s households have an income lower than would be required for a first-time home-
buyer at this price level.

The borrowing power of the average household is about $420,000, less than the average price of a
building lot.

The affordability gap is about $300,000 — the difference between the price of the median priced
home and what a median income household can afford. The affordability gap almost doubles to
$540,000 for low- and moderate-income households earning at or below 80% of area median
income.

The 2000 census indicated that the median gross rental was $1,400, significantly higher than the
1990 median rent of $667, and requiring an income higher than that of about 20% of Carlisle’s
households. More recent market rentals are significantly higher ranging from $1,500 for a small
apartment to as much as $4,000 for some houses.
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Supply and Demand

e A survey of neighboring communities indicates long waiting times for all types of affordable
housing, confirming that the supply does not meet demand, particularly for seniors, others in need

of affordable rentals, and disabled residents.

e Local preference considerations in neighboring communities further limit access for Carlisle

residents when affordable units do become available in neighboring communities.

D. Summary of Affordable Housing Planned Production Goals

The State administers the Planned Production Program that enables cities and towns to adopt an
affordable housing plan that demonstrates production of .50% over one year or 1.0% over two-
years of its year-round housing stock eligible for inclusion in the Subsidized Housing Inventory.
A municipality may request that the Department certify its compliance with an approved Housing
Production Plan (HPP) if it has increased its number of SHI Eligible Housing units in an amount
equal to or greater than its 0.50% production goal for that calendar year. SHI Eligible Housing
units shall be counted for the purpose of certification in accordance with the provisions for
counting units under the SHI set forth in 760 CMR 56.03(2). Requests for certification may be
submitted at any time, and the Department shall determine whether a municipality is in
compliance within 30 days of receipt of the municipality's request. If the Department determines
the municipality is in compliance with its HPP, the certification shall be deemed effective on the
date upon which the municipality achieved its numerical target for the calendar year in question,
in accordance with the rules for counting units on the SHI set forth in 760 CMR 56.03(2). A
certification shall be in effect for a period of one year from its effective date. If the Department
finds that the municipality has increased its number of SHI Eligible Housing units in a calendar
year by at least 1.0% of its total housing units, the certification shall be in effect for two years
from its effective date.

Carlisle will have to produce approximately 8 affordable units annually to meet these production
goals through 2010. When the 2010 census figures become available in 2011, this number will be
higher, most likely at least 10-12 units. If the State certifies that the locality has complied with its
annual production goals, the Town may, through its Zoning Board of Appeals, deny
comprehensive permit applications without opportunity for appeal by developers.

Using the strategies summarized under the Housing Action Plan described in Section VI, the
Town of Carlisle has developed a Planned Production Program to chart affordable housing
production activity over the next five years. The goals are based largely on the following criteria:

e To the greatest extent possible, at least 50% of the units that are developed on Town-
owned parcels should be affordable to households earning at or below 80% of area
median income and at least another 10% affordable to those earning up to 150% of area
median income, depending on project feasibility. The rental projects will also target
some households earning at or below 60% of area median income depending upon
subsidy program requirements.

¢ Projections are based on a minimum of four units per acre. However, given specific site
conditions and financial feasibility it may be appropriate to increase or decrease density
as long as projects are in compliance with state Title VV and wetlands regulations.

e Because housing strategies include some development on privately owned parcels,
production will involve projects sponsored by private developers through the standard
regulatory process or “friendly” comprehensive permit process. The Town plans to
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E.

promote increased affordability in these projects, working with developers to incorporate
at least 40% of the units as affordable.

The projections involve a mix of rental and ownership opportunities. The Town will
work with private developers to promote a diversity of housing types directed to different
populations with housing needs including families, seniors and other individuals with
special needs to offer a wider range of housing options for residents.

Summary of Housing Action Plan

The strategies outlined below are based on previous plans, reports, studies, the Housing Needs
Assessment, and the experience of other comparable localities in the Metro West area and
throughout the Commonwealth. The strategies are grouped according to the type of action
proposed — Planning and Regulatory Reform, Building Local Capacity, Housing Production, and
Housing Preservation.

Carlisle Affordable Housing Production Plan

Implement Planning and Regulatory Reforms
The Town of Carlisle should consider the following planning and zoning-related
strategies to promote the creation of additional affordable units.

e Adopt inclusionary zoning

e Amend Residence District M to allow higher density if tied to a waste water
treatment plant

e Promote use of existing bylaw allowing by-right conversion of pre-1962 single-
family homes to two-family and consider expanding the Bylaw to allow
conversion of post-1962 dwellings

e Waive permit fees for affordable housing projects and streamline the permit
approval process

2. Build Local Capacity

In order to be able to carry out the strategies included in this Affordable Housing Plan
and meet the Planned Production goals, it will be important for the Town of Carlisle to
build its capacity to promote affordable housing activities. This capacity includes
gaining access to greater resources — financial and technical — as well as building local
political support, developing partnerships with public and private developers and lenders,
and creating and augmenting local organizations and systems that will support new
housing production.

Conduct educational campaign

Reestablish the Carlisle Municipal Land Committee
Provide support to Zoning Board of Appeals
Continue Annual Housing Summits

Access new housing resources

Housing Production

To accomplish the actions included in this Affordable Housing Plan and meet production
goals, it will be essential for the Town of Carlisle to reach out to the development
community and sources of public and private financing to secure the necessary technical
and financial resources. While some of the units produced will rely on the participation
of existing homeowners, most of the production will require joint ventures with
developers — for profit and non-profit — to create affordable units. In addition to the
active participation of the development community, it will be important for Carlisle to



actively seek support from state and federal agencies. The production of a substantial
number of new affordable units will likely require subsidies beyond what is available
through the Community Preservation Fund.

Make Town-owned land available for affordable housing

Incorporate accessory apartments in the Subsidized Housing Inventory
Support scattered-site housing

Convert existing housing units to affordability

4. Housing Preservation
Housing production is critical, but the Town also needs to be concerned that it does not
lose units already counted as part of its Subsidized Housing Inventory and provides
resources to support the deferred home maintenance needs of lower income residents,
including seniors.

¢ Monitor affordability of Subsidized Housing Inventory
e Help qualifying homeowners access housing assistance
e Offer additional tax relief to seniors

F. Summary Description of Use Restrictions

Carlisle is committed to maintaining its Subsidized Housing Inventory for as long a period as
possible. Deed riders or affordable rental restrictions should assure continued affordability in
perpetuity to the greatest extent possible.

1. INTRODUCTION

Carlisle is a residential community approximately 25 miles northwest of Boston, between the inner and
outer beltways of Interstate-95/MA Route 128/95 and Interstate 495 and the radial MA Routes 2 and 3.
The town is bordered by the six communities of Acton, Bedford, Billerica, Chelmsford, Concord and
Westford. Carlisle has a strong commitment to maintaining its rural, small village character and prides
itself on its history, schools, and distinct sense of place. The social and physical focus of the town is
Carlisle Center that includes a concentration of public services, small businesses and traffic. However,
the physical and historical distinctions of Carlisle are widely spread throughout town, with open vistas,
canopied roads, and farming structures reflecting the town’s rural history and character, highly valued by
its citizens.

Population growth has put significant pressures on the housing market, especially between 1950 and 1970
when the population nearly tripled in size. The rate of growth has slowed down since that time, but the
town is still gaining new residents who have been accommodated through comparable growth in the
housing stock. It is also worth noting that the 12.9% increase in population from 4,923 in 2000 to 5,557
in 2009 is, on a decade basis, an increase over the rate of population growth from 1990 to 2000. Since
1950, however, only 20 affordable units have been produced.? At the time of the 2000 Census, Carlisle
had 1,655 housing units,® almost all of which are owner-occupied, single-family houses on lots that are
typically at least two acres with a median sale price for 2009 of $746,750*. The high housing prices, as
well as the still high cost of a buildable housing lot in the current market have attracted greater attention

2 An additional 26 affordable rental units to be developed on Town-owned land are expected to be built,
pursuant to a Comprehensive Permit recently granted by the Carlisle Zoning Board of Appeals.

* While there are 1,655 total housing units cited in the 2000 census, there were 1,647 year-round housing
units on which the 10% state Chapter 40B goal is based.

* The Warren Group, March, 2010
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from private developers interested in Chapter 40B development. Town leaders and residents recognize
that different strategies are required to better plan for housing development that is more directed to
serving local needs and objectives.

Carlisle, Population
1950-2009
Increase From Previous Period

Increase in Numbers
Year Population Percent Change of Residents
1950 876 -- --
1960 1,488 70.0% 612
1970 2,371 59.3% 883
1980 3,306 39.4% 935
1990 4,370 32.2% 1,064
2000 4,923 12.7% 553
2009 5,557 12.9% 634

Source: U.S. Census Bureau and Town of Carlisle’s Annual Report

This population growth in Carlisle over the past sixty years is graphically presented in the following
chart.

Population from 1950to 2009

6,000

5,000

4,000

3,000

2,000

1,000

1950 1960 1970 1980 1990 2000 2009

Based on the Massachusetts Department of Housing and Community Development’s most recent data
(per 2000 U.S. Census) on the Chapter 40B Subsidized Housing Inventory, Carlisle had 1,647 year-round
housing units, of which 18 could be counted as affordable,” representing 1.09% of the year-round housing
stock. According to Chapter 40B regulations, if a municipality has less than 10% of its year-round
housing set-aside for low- and moderate-income residents, it is not meeting the state standard for
affordable housing. Carlisle has therefore been vulnerable to losing control over housing development
through Chapter 40B comprehensive permit applications that seek to override local zoning. At least 165
of the existing units would have to be “affordable” based on the state’s standard; another 147 more

® There are currently 20 certified affordable units.
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housing units needed to be converted to affordable units in Carlisle to meet the 10% standard. This 10%
figure is a moving target that is updated every ten years with the release of decile census data. Carlisle’s
target will thus be recalculated in 2011, when it is likely to be more than 180 units. See Appendix 2 for
definitions of affordable housing including targeted income levels for affordable housing in the Boston
area.

Undertaking a more proactive housing agenda to promote affordable housing has been a significant
challenge in Carlisle. First, the town’s resources for absorbing growth are extremely limited as it has
significant physical constraints regarding existing infrastructure, which make denser development more
costly and difficult. Most significantly, the Town of Carlisle has no public water and sewer services; its
residential and business property owners rely on private wells and septic systems to meet these
infrastructure needs. Dependency on private wells and septic systems understandably raises concerns
among residents about water supply and quality impacts of any new development. Additionally, the
town’s road system is not designed for high traffic loads and in many cases roads are only half the width
prescribed by the Massachusetts Highway Department. The town’s public safety infrastructure relies
upon an all-volunteer fire department and EMT force supported by regional paramedic services, which by
their nature cannot be expanded quickly. The Carlisle Public School system has aging facilities which
have been deemed by the state to need replacement.

Second, local zoning provides substantial obstacles to affordable housing development; current
regulations limiting density have been overridden through comprehensive permits. Zoning for
accelerated growth raises local questions concerning capacity and changing the very nature of the
community with its small town character. Third, the price of land is among the highest in the state,
$450,000 per building lot, adding to high per unit costs. Fourth, the town has needed to build its capacity
to create new units by aggressively reaching out for necessary technical and financial resources as well as
political support to get the job done. Fifth, the town has a history of stymied affordable housing
initiatives, largely due to resident opposition based on many of the above challenges. The success of the
first major town-sponsored affordable housing initiative in over 25 years, recently approved for a
Comprehensive Permit, will be critical to future efforts to develop other affordable housing projects. The
challenge remains clear: find the best strategy to manage the Town’s limited assets and to continue its
commitment to land stewardship while providing opportunities to develop affordable housing, so that
growth can be planned most effectively for the overall environmental and social health of the town.

In October 2005, the Town of Carlisle received approval from DHCD for its Affordable Housing
Plan The plan included a range of options to meet local housing needs and to bring Carlisle
closer to the state 10% threshold and to present a proactive housing agenda of Town-sponsored
initiatives. The plan noted that, due to the rising costs of homeownership, many residents find it
increasingly difficult to remain in Carlisle. Children who grew up in the town face the possibility
that they may not be able to return to raise their own families locally. Long-term residents,
especially the elderly, find themselves less able to maintain their homes and keep up with
increased real estate taxes but unable to find alternative housing that better meets their current life
styles. Town employees and employees of local businesses, although relatively small in number,
are hard pressed to find housing that is affordable in Carlisle. The plan concluded that more
housing options are required to meet these local needs and produce Carlisle’s share of regional
needs.

Although only two units of qualified housing have been added to Carlisle’s inventory since 2005, Carlisle

has made significant progress in implementing many of the strategies outlined in the plan. These are
described in detail in Section 11 below (Progress Measured Against the 2005 Affordable Housing Plan).
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In October, 2009, in response to new State Chapter 40B and Local Initiative Program (LIP) regulations
updated on February 22, 2008, and in anticipation of the expiration of the currently approved Affordable
Housing Plan in October, 2010, the Board of Selectmen appointed a committee to develop a Housing
Production Plan for the Town of Carlisle. The committee reviewed the existing plan in light of the new
regulations and determined that it could serve as a basis for the new plan, with an assessment of progress
made in the four years since its approval and the development of updated plans for housing creation over
the next five years. As the required filing will precede the receipt of updated data from the 2010 census,
much of the data in the plan is unchanged from the expiring plan. As noted below, the committee has
used a variety of projections and regional indices to address the lack of extensive official data on current
local demographics.

With the first development addressed in this plan recently approved by the Zoning Board of Appeals, it is
imperative for the Town to adopt this Housing Production Plan and receive State approval in order to
have the units built “count” towards annual production goals. In addition to providing needed housing for
area seniors, this will enable the town to deny future unwelcome Chapter 40B comprehensive permit
applications without developer appeal and to be competitive for state subsidies for transportation,
economic development, environment, infrastructure and housing. This Housing Production Plan
documents substantive progress measured against the 2005 plan and presents an Action Plan for the next
five years as Carlisle continues its efforts to chart its own course on affordable housing development.

A. History of Affordable Housing efforts in Carlisle prior to 2005

Planning for the creation of new affordable housing opportunities is not a new concept in Carlisle as the
issue of affordable housing has been debated for several decades. Residents recognize that planning is
not simply an exercise of putting numbers down on paper but a process of debating and determining the
underlying assumptions about land use and the best strategic allocation of the Town’s limited resources.
The Town has undertaken studies and surveys to assess local needs and has developed plans to establish
priorities for affordable housing including:

e 1980 The non-profit Carlisle Elderly Housing Association (CEHA) was established and, by a
special act of the State Legislature, the Board of Selectman was allowed to transfer the Clark land
to it. CEHA subsequently purchased a second property (Porter) and planned, built and applied for
federal funding (Rural Home Development, Section 8) for the 18-unit Village Court development,
which is still in operation.

e 1987 Affordable Housing Plan prepared by the Housing Assessment Committee cited the need
for affordable housing, a housing authority, more education on the issue, a bylaw to allow
accessory apartments, and housing for seniors.

e 1987 The Carlisle Housing Authority was established and members elected.

e 1993 A Community Planning Day was sponsored by the Planning Board to obtain input from
residents on a number of pressing issues including land use and housing options. Through small
breakout groups it became clear that a great many people in Carlisle wanted to 1) protect and
preserve undeveloped land by purchase or other means, 2) provide housing options for the
elderly, and 3) limit growth.

e 1995 Study Plan prepared by the Planning Board updated the housing options included in the
1987 Affordable Housing Plan.

e A 1999 report entitled, Growing Pains: A Report to the Carlisle Municipal Land and Finance
Committees on the Impact of Development and Population Growth on Tax Revenues and Costs
for Town Services in Carlisle, prepared by a group of residents, set out to determine whether the
taxes paid on new homes covers the costs of providing services to the families living in them, in
particular, educating their children. The report concluded that growth beyond a certain point will
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cost more than the additional tax revenue that the Town collects from each new house, but the
additional costs vary considerably depending on how many new households are to be served.

e 2001 Affordable Housing Plan issued by the Carlisle Housing Authority concluded that the best
way to provide affordable housing in Carlisle was through the development of small projects, 5 to
20 units in size, to allow for some “economies of scale” without creating undue burdens of new
development in any one area of the Town.

¢ In 2003, Carlisle embarked on an effort to prepare a Community Development Plan under
Executive Order 418 that included a significant housing component. While the Plan was not
completed, a considerable amount of productive effort went into establishing a public process to
obtain input from residents on their visions for the future. This was accomplished through a
guestionnaire, a Community Planning Day, and focus groups.

A community questionnaire was sent to all residents as part of the 2003 study to obtain reactions
on a wide range of community issues including housing. A total of 123 responses were received,
and while this does not represent a reliable scientific sample, some interesting conclusions were
reached. Residents expressed a desire to preserve more open space, to maintain a good school
system, to retain Carlisle’s small town character, to limit teardowns, to control taxes, and to have
more affordable housing.

A Community Planning Day was held on March 22, 2003, as an information-gathering and
opinion-sharing session sponsored jointly by the Carlisle Planning Board and local League of
Women Voters. The town newspaper, the Carlisle Mosquito, reported that, “Overall, residential
development seemed to rule the day with people addressing the issue from many different angles
and with varying insights and ideas. There was wide support for the idea of Carlisle developing
affordable housing units on its own in order to both maximize the number and aesthetic of the
units and also to protect against Chapter 40B proposals.” There was a general conclusion that
Carlisle would only be able to achieve its ideal vision by being more proactive and taking control
over its own destiny.

On June 5, 2003, the Town also sponsored a focus group to explore what housing diversity means
in Carlisle, why the town needs it and how it can be achieved. While participants were unable to
agree on what diversity means, they touched on why it matters, suggesting that it is important to
help those who have grown up or grown old in town to remain in Carlisle. Additionally, they
concluded that if Carlisle does not address affordable housing, developers will be able to propose
40B developments that may not be consistent with the community’s needs or character. The
group discussion concluded that there were no easy solutions, but several strategies were
identified to promote diversity including building on Town-owned land and placing a moratorium
on teardowns.

These documents, forums and previous planning efforts provided a foundation for the 2005 Affordable
Housing Plan.

B. The Planning Process
This document begins with a review of Progress Measured Against the 2005 Affordable Housing Plan
(Section 111).

The Housing Production Plan itself s divided into two parts. The first part (Section V) is a Housing
Needs Assessment — the review and assessment of documentation and research already compiled as well
as the collection and analysis of new information to identify local housing needs — to determine what
resources are available to meet these needs and to obtain a comprehensive understanding of the remaining
gaps in housing services and programs. The main conclusion of this section is that there is a significant
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and increasing gap in housing suitable for seniors with limited means to allow them to age in place.
There is also a gap in the supply of special needs housing and of affordable rental units for young families
and smaller households.

The second part (Sections V, VI, and VII) comprises a Property Inventory, Affordable Housing
Production Goals, and a Housing Action Plan. These sections provide specifics on how to preserve and
create new affordable housing opportunities in Carlisle to respond to the identified gaps in the current
housing supply. Guided by the context established in part one, a Five-Year Action Plan is presented
(Appendix 3), including the rationale for each strategy, next steps, an estimated timetable for
implementation, the resources required, the estimated costs involved, and the projected number of
affordable units produced. These strategies enable the Town Board of Selectmen, Planning Board,
Housing Authority, Community Preservation Committee, and other key committees to chart a course for
meeting local housing needs, and annual production goals toward the 10% state affordable housing
threshold.

In the time since DHCD approval of the 2005 Affordable Housing Plan, the Town of Carlisle has
developed a number of formal and informal initiatives in order to: identify affordable housing need;
provide outreach and education to its residents on possible housing options; and identify successful
initiatives in communities with similar public infrastructure challenges. As the Town has less than 6,000
residents so is too small to appear as a distinct unit in American Community Survey data, it has had to
utilize innovative measures to determine housing need and to formulate housing plans.

These measures have included holding a Housing Summit and inviting Town of Bedford housing leaders
Mark Siegenthaler and Irma Curtin to discuss their Town’s experience with successful affordable
strategies. The Carlisle Housing Authority and Town of Carlisle Affordable Housing Trust have invited
speakers David Hedison, Executive Director of the Chelmsford Housing Authority and Mary Beth Coyne,
Executive Director of the Regional Office of the Department of Developmental Services to speak at their
meetings. Town leaders and staff have toured their respective organization’s successful prospective
senior and disabled housing initiatives. The Housing Authority board members and the Housing
Coordinator on their behalf, with input from the Planning Administrator, have worked closely with Toni
Coyne Hall, DHCD Coordinator on the launch of the Town’s Affordable Accessory Apartment program.

Housing Authority board members have made site visits to a wide range of affordable housing
developments in the Boston area, attended conferences and workshops offered by DHCD, the Citizens
Housing and Planning Development Agency, Massachusetts Housing Partnership, Department of
Environmental Protection housing-related activities, while continuing to participate in the Minuteman
Advisory Group on Interlocal Coordination (MAGIC) and Metropolitan Area Planning Council (MAPC)
meetings and professional development opportunities.

The Housing Authority also has developed a model for “evaluative criteria” with a weighted ranking
system, which finely tunes resident and abutter input on sensitive proposed development. The results of
this initiative were used in developing the Housing Authority’s Benfield ground lease Request for
Proposal publicly issued in August 2008. The Housing Authority works closely with the Council on
Aging and the Town Assessor’s Office in order to better identify housing trends, particularly for low- and
moderate-income households, in order to better assist those facing housing-related economic crises
(which have increased in recent years).

At its May 2007 Annual Town Meeting, Carlisle voted to appropriate $25,000 of Community
Preservation Act funds to the Council on Aging (COA) to conduct a survey on senior quality of life. This
survey was distributed to all Carlisle adults, with 1,755 total participants. Prior to development of the
Carlisle survey, COA members and the Housing Coordinator worked together surveying Carlisle’s 11
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comparable communities (Boxborough, Boxford, Concord, Dover, Groton, Hamilton, Harvard, Lincoln,
Littleton, Manchester, Wenham) on quality of life, including senior affordable housing demand and
options.

Finally, in June 2008, the Town hired Land Use Planner and Attorney Jonathan Witten, upon
recommendation of the Planning Board, in order to revise the Town’s Comprehensive Permit/ affordable
housing guidelines in order to fully integrate the protection of the Town’s resources within the context of
developing affordable housing. These guidelines were approved by the Zoning Board of Appeals in June
2009 and have been first applied to the NOAH Benfield Farms Comprehensive Permit Application.

C. Housing Goals

As part of the community planning process undertaken in 2003, residents had the opportunity of
coming together to share their visions for Carlisle’s future. The following housing-related goal
emerged from this community visioning process:

To maintain its small-town, rural character, Carlisle will have a population
appropriate for its resources, a mix of housing types that encourages diversity,
and will be home to all ages and a broad range of household sizes and incomes.

With this context in mind, the following housing specific goals have been established that represent the
building blocks on which the Five-Year Action Plan will be developed in the Housing Strategy:

e Meet local housing needs along the full range of incomes, promoting social and economic
diversity and the stability of individuals and families living in Carlisle. Diversity in a community
has been found to contribute to local health and vitality, and town residents are becoming
increasingly diverse as the number of minority households and non-family households have
increased over the past couple of decades. However, escalating housing prices threaten to price
out all but the very wealthy.

The preservation and production of affordable housing is a proven method for promoting
diversity, allowing those individuals and families with more limited means to afford to live in
town. Solutions need to be found to enable children who grew up in town to return to raise their
own families here, to offer town employees the opportunity to live in the community in which
they work, to provide housing alternatives to elderly residents who have spent much of their lives
in town but now require alternatives to their large single-family homes, and to offer families
needing affordable housing the flexibility of moving to larger homes as their families grow.

e Leverage other public and private resources to the greatest extent possible. Because Carlisle is a
small town that does not receive federal funding for affordable housing on an entitlement basis®
and because it does not have large pockets of poverty that make it a target for state funding, the
town needs to be creative in how it can leverage both public and private resources to make
affordable housing development possible. State agencies recognize the importance of suburban
localities doing their fair share to house lower income households and want to be supportive of
affordable housing initiatives. Nevertheless, the town needs to be strategic in how it invests its
limited resources, including its Community Preservation Act Funds, towards the production of
new housing opportunities.

® Cities with populations of more than 50,000 receive federal funds, such as the Community Development
Block Grant and HOME Program funding, directly from the federal government on a formula basis and are
referred to as entitlement communities.
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e Ensure that new housing creation is harmonious with the existing community. New affordable
housing development should be harmonious with the existing community to the greatest extent
possible, becoming an amenity that blends well within the rural and historical character of
Carlisle. Therefore, developments should incorporate a number of characteristics — mixed-
income, covering a wide range of income needs; low to medium density, eliminating inordinate
impacts in any one part of the community; well designed to make maximum use of any natural
attributes of development sites and comply with the architectural context of the community.

e Ensure that development denser than that which is allowed under local zoning produces no
adverse impacts on the quality and quantity of water available to Carlisie’s citizens. Therefore
developers should be prepared to address local concerns regarding these critical issues as
reflected in the Town’s local bylaws and regulations.

e Strive to meet the 10% state standard and planned production goals for affordable housing.
There is currently a 145-unit gap between the state’s affordable housing standard (10% of the
year-round housing stock that has been subsidized by the federal or state government to benefit
those earning up to 80% of median income) and the 20 affordable units currently in place in
Carlisle. Population growth and associated increases in the housing stock will shift upward the
number of units needed to meet the 10% goal. Based on a projected increase of at least 20 units of
new privately-sponsored housing per year, another 20 units of affordable housing will be required
through the next decade based only on projected private market activity for a gap of 165
affordable units. Looking at state buildout projections, this gap could become even greater.
These projections, developed in 2001 by the Executive Office of Environmental Affairs based on
current zoning patterns, calculate a total buildout of 2,881 units. Though this buildout is
theoretical and does not include a projected date when it will be reached, it also does not account
for 40B developments that are not consistent with current zoning and could push the buildout
number higher. For the next five years, Carlisle plans to produce at least 5% of its year round
housing stock annually through its Planned Production Program, currently the equivalent of 8
units a year, to enable it to deny unwanted comprehensive permit applications without developer
appeal and to work with developers who will build housing that reflects local needs and priorities.

e Provide a wide range of housing alternatives to meet diverse housing needs. This Housing Needs
Assessment identifies a wide range of housing needs based on limited opportunities for first-time
homeownership, special needs housing, rental units for young families and smaller households,
and more options for households interested in downsizing but remaining in the community. To
accommodate this range of needs, the Town should stimulate the production of a variety of
housing types, particularly for those who are priced out of the private housing market.

e Promote smart growth development. Smart growth development is a response to the
problems associated with unplanned, unlimited suburban development — or sprawl.
Smart growth principles call for more efficient land use, compact development patterns,
less dependence on the automobile, a range of diverse housing opportunities and choices,
equitable allocation of the costs and benefits of development, and an improved
jobs/housing balance. Examples of smart growth development and planning that
incorporate affordable housing and might be applicable to Carlisle include:

1) Providing mixed-use development near the town and village centers;

2) Allowing higher density housing or mixed-use development in town and village
centers;
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3) Encouraging the development of housing and preservation of open space so that
the goals of each will be mutually satisfied using techniques such as cluster
zoning, transfer of development rights, or other innovative zoning or regulatory
devices; and

4) Participating in regional responses to addressing affordable housing needs.

Smart growth is particularly challenging in more rural settings where infrastructure and
transportation services are lacking. The state is currently giving priority consideration to
funding applications that promote smart growth, and it will be essential for the town of
Carlisle to make every effort to integrate such principles where possible into its
affordable housing initiatives.

e Preserve the existing affordable housing stock. Despite escalating prices, there are still
some rental and homeownership units included in the town’s private housing market that
would be considered affordable as the occupants have incomes of not more than 80% of
area median income and are not paying more than 30% of their incomes on housing
expenses. There are also housing units where occupants have incomes of not more than
80% of the area median but they are paying too much for housing — beyond the 30% of
income threshold — and are facing difficulties in remaining in their homes. Many of these
households are elderly residents on fixed incomes who have to strain their pocketbooks to
pay higher taxes and utility expenses, and are likely to have deferred maintenance
problems. The Town of Carlisle should consider how it might support these households
in remaining independent in their homes, making necessary home improvements and
slowing housing turnover. The Town also needs to insure that the units that are counted
as part of its Subsidized Housing Inventory remain affordable for as long a period of time
as possible.

1. PROGRESS MEASURED AGAINST THE 2005 AFFORDABLE HOUSING PLAN

The following goals represent the building blocks of the Two-Year and Five-Year Action Plans that were
specified as a part of the 2005 Affordable Housing Plan (“2005 Plan™):

e Meet local housing needs along the full range of incomes, promoting social and economic
diversity and the stability of individuals and families living in Carlisle;

e Leverage public and private resources to the greatest extent possible;

e Insure that new housing is harmonious with the existing community;

e Meet annual planned production goals for affordable housing, working towards the 10% state
standard;

e Provide a wide range of housing alternatives to meet diverse housing needs;

e Promote smart growth development; and preserve the existing affordable housing stock

Status of Proposed Housing Projects listed in the 2005 Plan

While the Town of Carlisle has accomplished a number of tasks intended to meet its affordable
housing production goals, it has minimally expanded the Town’s affordable housing base.

Rocky Point, an eight-unit condominium project (2 affordable) under construction at the time of

the 2005 Plan, was completed and fully occupied by the end of 2006. The two affordable units,
(which are monitored by the Carlisle Housing Authority as well as the Citizens Planning and
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Housing Association and continue to remain affordable) raised Carlisle’s total of year-round
affordable units to 20.

Two Chapter 40B projects included in the Map of Existing and Potential Affordable Housing
Sites in Carlisle in the 2005 Plan were cancelled by their commercial developers after they
obtained Comprehensive Permits from the Carlisle Zoning Board of Appeals (“ZBA”): Carlisle
Woods, an 8-unit (2 affordable) project on the Carlisle-Billerica line and Coventry Woods, a 36-
unit (9 affordable) development on Concord Road.

Carlisle Woods — In March 2005 the Carlisle Zoning Board of Appeals (ZBA) granted a
comprehensive permit, with extensive conditions for development, for Carlisle Woods, an eight-
unit condominium including two affordable housing units on approximately 4 acres off Maple
Street. As the development required access through a neighboring community, the developer had
filed a Chapter 40B application in Billerica as well. Billerica had met its yearly target for new
affordable housing units pursuant to its state-approved Affordable Housing Productivity Plan, so
had more discretion with regard to approval. In September 2005, the Billerica Zoning Board of
Appeals denied the application, citing traffic concerns that would require extensive improvements
to Billerica roads the town was unwilling to undertake on behalf of a development in another
community.

Coventry Woods — In October 2005, the Carlisle ZBA opened a hearing for a comprehensive
permit to build low- or moderate-income housing consisting of 56 age-restricted condominium
units on approximately 22.8 acres of land located off Concord Road. After extensive negotiations
with abutters and members of the Board of Selectmen, in April 2006, the Applicant submitted a
revised conceptual plan, reducing the density of the Project to 41 units as well as removing the
age restriction in the original 56-unit proposal.

Additionally, the Board of Selectmen petitioned the Community Preservation Committee to
allocate $200,000 of Community Preservation Act (CPA) funds for the Applicant to help fund
two additional affordable units within the Revised Project, raising the number of affordable units
to 12 units. The funding proposal was presented to Town Meeting with the explanation that 12
units was .75% of the number of housing units in town per the most recent census and that when
permitted, thanks to the recently approved Affordable Housing Plan, they would earn Carlisle a
one-year moratorium from 40B development. The funding article passed easily, along with other
affordable housing initiatives as noted below, at Town Meeting in May 2006.

Subsequently, in response to concerns about impacts on abutters’ wells from the septic systems
for the proposed development, the Board of Health called for the applicant to conduct a
hydrogeological study, but the applicant refused. In March 2007, after a negotiated agreement to
close the hearing before the end of April, the applicant presented for the first time a new
conceptual plan for a revised, age-restricted project containing 48 units. It informed the ZBA
that: (1) it was “withdrawing” the 41-unit plan that all parties had been discussing for over a year,
and (2) it would not provide any additional information beyond the one-sheet conceptual plan or
funds for the ZBA to peer review the new plan. The ZBA, through Town funds, engaged an
environmental consulting firm, to help refine the scope of work for a hydrogeological study that
the ZBA would require as a condition to the issuance of the permit and the consultant concluded
“that the information submitted is insufficient to demonstrate that nearby domestic wells will not
be adversely impacted.”

On April 27, 2007, the ZBA filed its decision on the application, approving the application with
conditions. In its decision, the ZBA noted that “Housing density is a legitimate planning, health,
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and safety concern to be addressed by a zoning board of appeals in the context of a
comprehensive permit application. ... [T]he density of a housing project, and the intensity of the
use of a particular parcel of land, affects a variety of matters such as sewage disposal
arrangements, stormwater drainage arrangements, fire protection, traffic circulation, water supply
and the availability of open space, all of which are relevant to comprehensive permit proceedings.
These issues become more critical, and often more challenging, as the density of housing
increases.” The ZBA concluded that setting a firm cap on density was necessary to overcome the
substantial gap in information that had given the ZBA, and the land use boards and officials with
which it consulted, little confidence that a 41-unit project adequately protects the health and
safety of the Project’s residents and the abutters and neighbors to the Project. The final decision
set that cap at 30 units.

In May 2007, abutters to the proposed project filed an appeal in Superior Court. The applicant
also appealed the decision, with the Housing Appeals Committee, requesting that the ZBA be
compelled to issue a Comprehensive Permit for the 48-unit development without conditions and
granting all necessary waivers from local laws. Finally, in March 2008 the developer allowed
their option to purchase the property to expire. In April, the ZBA voted unanimously to vacate the
permit, rescinding authorization to develop the parcel as approved.

Status of Specific Strategies Outlined in the 2005 Plan

The 2005 Plan identified a number of strategies to promote the creation of affordable units. These
are outlined below, followed by detailed summaries of the actions taken to investigate and
execute many of the strategies.

STRATEGY: Implement Planning and Regulatory Reforms
The Town of Carlisle should consider the following planning and zoning-related
strategies to promote the creation of additional affordable units.

e Adopt inclusionary zoning

e Amend existing accessory apartment bylaw

e Amend Residence District M to allow higher density if tied to a waste water
treatment plant

e Promote use of existing bylaw allowing by-right conversion of pre-1962 single-
family homes to two-family

e Explore adoption of 40R

e Waive permit fees for affordable housing projects and streamline the permit
approval process.

e Adopt Affordable Housing Guidelines

Inclusionary Zoning

In March 2006, the Planning Board (PB) engaged Edith Netter, author of Inclusionary Zoning
Guidelines for Cities & Towns, prepared for MassHousing (2000) for some preliminary
consultation. As part of its investigation into this strategy identified in the 2005 Plan, the PB
studied Bylaws adopted or proposed but not adopted in other Massachusetts communities as well
as the report from the National Housing Conference: Inclusionary Zoning: Lessons Learned in
Massachusetts (January 2002). The PB also conducted informal interviews with local developers.
Questions raised in other communities about the effectiveness of this strategy, local concerns
about potential unintended consequences of its adoption and the amount of work needed to
anticipate as fully as possible both the pros and cons in Carlisle, as well as doubts about the
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likelihood of achieving passage of such a Zoning Bylaw change with a 2/3 affirmative vote at
Town Meeting led the PB to table the issue for the time being.

Amend Accessory Apartment Bylaw

The 2005 Plan identified several benefits of encouraging accessory units including: enabling
homeowners who might otherwise be unable to retain their homes to capture additional income,
providing appropriately sized units for smaller households with limited incomes, increasing the
housing stock with minimal impact on the local environment, and increasing tax revenues for the
community by increasing home values.

Pursuant to the 2005 Plan, in late 2005, the Board of Selectmen (BOS) established an Affordable
Accessory Apartment (AAA) Task Force consisting of representatives from the BOS, the
Housing Authority (CHA), and the Planning Board to draft an AAA Bylaw. The BOS engaged a
housing Consultant, Toby Kramer of Riverside Consulting, to assist in the development of the
Bylaw, which was approved in May 2006 by Town Meeting. Town Meeting also authorized up to
$90,000 in CPA affordable housing funds for subsidies of $15,000 per unit to encourage
homeowners to participate in the program.

The CHA has put extensive resources toward developing the program, including preparing a suite
of required documents (AAA tenant and property owner brochure, fair marketing plan, newsprint
advertisement, lease, renter application), providing input to DHCD on affordable housing deed
restriction requirements, working on the development of a rental certification and affirmative fair
marketing program with the Chelmsford Housing Authority, and getting a series of reviews of the
program documents by DHCD, other area lenders, and other Town boards. Final details are being
resolved regarding administration of the financial subsidies for homeowners wishing to add AAA
units in their homes, either by converting existing permitted Accessory Apartments to affordable
units or by creating new AAA units. The CHA expects that the program will be ready for launch
in 2010. The Town will begin to add these affordable apartments to the Town’s supply of
affordable units while providing more diversity in our housing stock.

Improve Permit Approval Process

In 2008, the Town of Carlisle Planning Board engaged a consultant to assist an effort to bring
more uniformity to the regulations of the major land-use and development regulation boards.
This effort covered the Planning Board, Board of Health, Conservation Commission and the
Zoning Board of Appeals, in order that each board will have a consistent rationale for applying
their regulatory processes and will more uniformly promote best practices for sustainable
development to protect natural resources. The regulations also formalize the adoption of Town
Advisory Groups on specific applications being heard by any of these four boards to assist one
another in reviewing and responding to issues in a more efficient manner. The new regulations
have been adopted by all four boards. It is hoped that more consistent regulations will clarify the
permitting process for both subsidized and unsubsidized housing.

Expansion of Residence District M

Expanding the 18-unit Carlisle Elderly Association-owned Village Court senior housing
development in Carlisle Center became a theoretical possibility with the completion of the
Carlisle Public Schools Wastewater Treatment Facility in 2006. The CEHA owns four-acres of
land, upon two of which its Village Court Development is sited. If the CEHA could connect to
and use excess capacity of the facility, this would potentially allow for development of additional
units on the 2 acres adjacent to Village Court where the development’s septic field is currently
located.
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The proposed Village Court expansion project has involved the support of several town boards
including the Town of Carlisle Affordable Housing Trust (AHT), which voted and approved in
July 2008, the use of funds for an engineering feasibility study for the possible expansion of
Village Court (in a scenario that assumed the affordable development and expanded units were
tied into the Carlisle Public Schools wastewater treatment facility). Carlisle Elderly Housing
Association Inc., which manages the Carlisle Village Court development, commissioned in
January 2009 a site feasibility study for both affordable housing and a community room. The
study addressed whether additional buildable land would exist in the event Village Court and the
Gleason Public Library no longer relied upon their septic systems. The engineering study
concluded that expanding Village Court was a possibility, with the limiting factors being the
land-area required to maintain a public drinking supply under Department of Environmental
Protection well regulations. In April 2009, the results of this feasibility study were presented to
the AHT and accepted.

Earlier, in July 2008, the Board of Health had applied for a state Department of Environmental
Protection grant under the “Safe Drinking Water” program to finance the construction costs
involved with the connection of several municipal buildings, in addition to the Village Court
development, to the wastewater treatment facility. The BOH DEP grant application was rejected,
not on the merits of the proposed project, but due to the fact that the DEP program funds studies
rather than construction costs. If an expansion of Village Court does prove to be feasible and if
all the necessary parties were in agreement, there would most likely also be a need to get Town
Meeting approval for an amendment to the Zoning Bylaw originally passed in 1980 that created
Residence District M and established requirements to be met by the senior housing built per the
Bylaw.

Adopt Affordable Housing Guidelines

One lesson of the proposed Coventry Woods development noted above is how Carlisle’s unique
natural characteristics, with extensive ledge and wetlands, irregular soils and water table, as well
as lack of public water and sewer create site-specific issues for density above that allowed by
local zoning that cannot necessarily be determined in advance of specific proposals. For this
reason, the ZBA has adopted, as part of its revised Rules & Regulations for Comprehensive
Permits, a set of General Performance Standards for development. These regulations bring
together in one place the core requirements of local zoning bylaws as well as local regulatory
standards for development adopted by the Planning Board and the Board of Health. The Planning
Board has also adopted these General Performance Standards for developments under its purview
to ensure that Comprehensive Permit developments are held to the same standards as
developments without a subsidy. This consolidation of standards is designed to assist developers
in determining more precisely the waivers they must seek to successfully develop affordable
housing in Carlisle.

With the assistance of the Planning Board, the Board of Selectmen is in the process of developing
LIP regulations to provide guidelines to developers seeking community support for private
development projects under Chapter 40B.

STRATEGY: Build Local Capacity
In order to be able to carry out the strategies included in this Affordable Housing Plan
and meet the Planned Production goals, it will be important for the Town of Carlisle to
build its capacity to promote affordable housing activities. This capacity includes
gaining access to greater resources — financial and technical — as well as building local
political support, developing partnerships with public and private developers and lenders,
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and creating and augmenting local organizations and systems that will support new
housing production.

Conduct educational campaign

Create Affordable Housing Trust Fund and capitalize

Clarify role of the Carlisle Housing Authority and provide support
Hire a Housing Coordinator

Reestablish the Carlisle Municipal Land Committee

Provide support to Zoning Board of Appeals

Establish Annual Housing Summits

Access new housing resources

We have made significant strides in building our local capacity.

Educational Campaigns
The Housing Authority (CHA) has conducted a number of educational sessions, including:

e AlJanuary 2009, public meeting and televised seminar entitled “Dealing with Unexpected
Economic Distress, which identified the economic assistance resources available to
Carlisle citizens for housing, fuel or food assistance.

e Ongoing counseling and education for households facing foreclosures, property tax
delinquency, and inquiring about local and regional housing opportunities for families,
seniors and the disabled.

e A Concord-Carlisle Cable TV outreach program on the mission and work of the CHA.

e A public presentation given by the Department of Mental Retardation (Department of
Disabled Services) and sponsored by the Housing Authority on developing group
housing.

e A public presentation given by the Chelmsford Housing Authority on senior housing with
supportive services sponsored by the Carlisle Housing Authority and the Town of
Carlisle Affordable Housing Trust (AHT)

e Atour given by the Chelmsford Housing Authority of its senior housing with supportive
services development (North Campus) sponsored by the Carlisle Housing Authority and
the AHT.

e A public information table sponsored by the Carlisle Housing Authority at the June 2009
Carlisle Old Home Day with information on the Housing Authority’s activities and its
proposed NOAH ground-lease, senior housing with supportive services at Benfield
Farms.

e CHA board members have appeared as special guests on the Carlisle Council on Aging
television show on a Local Access station, giving informational presentations on CHA
work.

Create and Capitalize an Affordable Housing Trust

The 2006 Town Meeting (TM) approved the establishment of the AHT and appropriated $50,000
in CPA affordable housing funds in initial capitalization, as well as an additional $90,000 in CPA
funds for the Affordable Accessory Apartment (AAA) grants to participating property owners.
The Trust, consisting of the five members of the BOS, a member appointed by the Planning
Board and a member of the Housing Authority, first met in January 2007. The Trust’s charter
allows it to borrow money without a vote of Town Meeting, giving it the ability to seize
opportunities as they may arise. In 2008, TM further provided $425,000 in CPA funding to the
AHT toward the provision of infrastructure (road, water and septic) for the proposed 26-unit
Benfield Farms senior housing development.
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Hire a Housing Coordinator and Support Housing Authority

With approval to fund the position from 2006 Town Meeting, in November 2006 the Town hired
a Housing Administrator to provide professional support to the Housing Authority and AHT, and
to interface with adjacent communities, regional planning groups and state agencies. The position
was redefined as a Community Housing Coordinator, with responsibilities including coordinating
affordable housing efforts and working with seniors and families with housing needs, funded
through CPA funds approved at 2010 Town Meeting.

Housing Summit

In May 2007, CHA and AHT co-hosted a Housing Summit to update the Town regarding
progress on the RFP for the Benfield Farms project, for a possible affordable housing component
in a planned subdivision off Westford Street (plans subsequently dropped by the developer), and
to open the discussion of the possible expansion of Village Court. The summit included
presentations by members of the Bedford, Massachusetts Board of Selectmen, Housing Authority
and Affordable Housing Trust.

STRATEGY: Housing Production
To accomplish the actions included in this Affordable Housing Plan and meet production
goals, it will be essential for the Town of Carlisle to reach out to the development
community and sources of public and private financing to secure the necessary technical
and financial resources. While some of the units produced will rely on the participation
of existing homeowners, most of the production will require joint ventures with
developers — for profit and non-profit — to create affordable units. In addition to the
active participation of the development community, it will be important for Carlisle to
actively seek support from state and federal agencies. The production of a substantial
number of new affordable units will likely require subsidies beyond what is available
through the Community Preservation Fund.

Make Town-owned land available for affordable housing

Incorporate accessory apartments in the Subsidized Housing Inventory
Support scattered-site housing

Convert existing housing units to affordability

Make Town-Owned Land Available for Affordable Housing

In 2004, the Town acquired 46 acres (“Benfield land”) for mixed use to include affordable
housing, recreation and conservation uses. The major force behind the selection of this parcel was
the Carlisle Conservation Foundation (CCF), which was founded in part by the landowner, Ben
Benfield, over 40 years ago. CCF had been looking to preserve land along West and South
Streets. The reasonable sales price, excellent site conditions, the lack of affordable housing, the
opportunity for the Town to be a partner in its development, the real potential of other 40B
developments, and the lack of playing fields were all offered as compelling reasons to approve
the acquisition. A year-long Master Planning process to determine the best plan for the required
mixed-use was complicated by the introduction of possible Native American site issues, but the
town agreed to proceed with a plan to develop 26 units of family housing on an 18-acre parcel of
the Benfield land. The Master Plan effort was temporarily derailed by the discovery of blue
spotted salamanders (an endangered species) on the proposed site for the housing. Continuing the
Town’s commitment to developing affordable housing on the Benfield land, the parcel allocated
to affordable housing was changed, via a vote at a Special Town Meeting in October 2006, to a
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4.39 acre parcel at the front the property, while retaining the option to place the public water
supply and septic system within the remaining 42 acres.

Following this, the CHA engaged in an evaluative process which included a series of public
hearings, interviews and surveys to determine what affordable housing need in Carlisle would be
best suited to the smaller site. The CHA reached a consensus that due to the lack of an elevator
building for seniors in Carlisle, the increased inability of seniors to remain in Carlisle due to
rising property taxes, and the aging population of Carlisle, 26 units of senior housing rental
housing would be the most equitable and productive way to serve Carlisle residents within the
constraints imposed by the site. In 2007, the CHA began drafting a Request for Proposals and
arranged for a courtesy review by DHCD before issuing the RFP in August 2008. Submissions
were received from three experienced and well-regarded affordable housing developers. In
December 2008, an evaluation process resulted in ranking the three respondents. The
Neighborhood Of Affordable Housing (NOAH) earned the most points and was selected as the
preferred developer.

Since their December 2008 selection, NOAH has given five public presentations on its proposed
project to Town boards including the Board of Selectman, Planning Board, Council on Aging,
and the Housing Authority. NOAH also met several times with a Town Advisory Group
consisting of representatives from many town boards and committees. In April 2009, with a
Letter of Support from the Board of Selectmen, NOAH filed an application for Site Eligibility
with DHCD for a 26-unit rental development in a single building, with 65% of the units
affordable at 60% AMI or less, and 35% at 100% AMI (revised to 85% and 15%, respectively, at
time of filing with ZBA). In June 2009, Wendy Cohen, Director of the DHCD Low Income
Housing Tax Credit (LIHTC) Division brought staff to Carlisle to conduct the site eligibility
review. In July 2009, DHCD issued the Site Eligibility Letter to NOAH for the development.

NOAH filed an application with the Zoning Board of Appeals for a Comprehensive Permit in
October 2009. The Zoning Board of Appeals hearing was opened in November 2009. The
Comprehensive Permit was granted in July 2010. NOAH is now in the process of seeking funding
for the project.

STRATEGY: Housing Preservation
Housing production is critical, but the Town also needs to be concerned that it does not
lose units already counted as part of its Subsidized Housing Inventory and provides
resources to support the deferred home maintenance needs of lower income residents,
including seniors.

e Monitor affordability of Subsidized Housing Inventory
e Help qualifying homeowners access housing assistance
e Offer additional tax relief to seniors

Monitor Subsidized Housing Inventory

The CHA monitors Carlisle Elderly Housing’s Village Court development, which continues to
receive Section 8 funding. Recently, the CHA checked with the Hodges Company, the Village
Court management company, that this federal funding is secure.

The two units in the Rocky Point development are monitored by the CHA on an ongoing basis
and are still held by the original income-certified tenants.

Help Homeowners Access Housing Assistance
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CHA housing education and outreach has helped residents keep their homes by directing them to
Legal Services, HUD-certified Just an Acre in Lowell, and the Federal Housing Administration
mortgage program referred to the Housing Authority by the Regional Housing and Urban
Development Office, at the Stoneham Bank located in Stoneham, Massachusetts.

CHA keeps updated and serves as a clearinghouse by assisting residents in identifying local and
regional housing opportunities and services which includes an annotated inventory, including
contact information, called “Economic Assistance Resources for Carlisle Residents” which is
located on the Town website and distributed to Town Hall staff.

CHA has provided counseling to interested residents on what would be needed to retrofit a home
in order for a disabled adult household member to remain in place.

The Carlisle Council on Aging employs a part-time Social Worker, who works with seniors and
families enabling to them to receive supportive services, including in-home housekeeping,
Visiting Nurse Association, financial assistance and information on social programs, which allow
them to stay in place.

Offer Senior Tax Relief

The Town of Carlisle has a Tax Exemption program for seniors, with which 18 senior households
participated in 2010; a fully subscribed tax worker program for seniors, providing 16 senior
households the opportunity to earn up to $1000 toward their residential tax bills; and Community
Preservation Act tax relief to 30 senior households and one non-senior household. Additionally,
the Town of Carlisle offers a number of emergency grant programs which have been used to keep
families and seniors in their homes. There also are a number of charitable funds administered by
the Board of Selectmen which provide grants. Finally the CHA maintains an updated listing of
additional Economic Assistance Resources (for all households) on the Town of Carlisle Housing
Authority website.

The Town of Carlisle Fuel Assistance program enables families and seniors to remain in their homes; the
program served 20 households in 20009.

V. HOUSING NEEDS ASSESSMENT

As Carlisle’s housing values continue to remain among the highest in the region, it is becoming
increasingly difficult for individuals and families to find affordable housing in the private market.
Without subsidies or zoning relief, the private market is neither able nor interested in producing housing
that is affordable to low- and moderate-income households. As a result, it is necessary to rely on
regulatory relief and housing subsidies in some form to preserve affordable housing and to produce
enough units to meet existing affordable housing needs and demands. Escalating market prices for both
the purchase and rental of housing have generated concerns that many long-term residents might be
experiencing difficulties paying their taxes, maintaining their homes or affording the scarce market
rentals. Many residents (seniors in particular) due to diminished income, whether due to retirement
income or reduced employment income as a result of the current economic slowdown, have few options
other than to leave town. Children who grew up in town can no longer find suitable housing in which to
raise their families. Town employees are confronted with longer commutes, and often the necessity for
second and even third jobs, as the increasing affluence of the Boston area squeezes them out of the
housing market.

This Housing Needs Assessment presents an overview of the current housing situation in the town of
Carlisle, providing the context within which a responsive set of strategies can be developed to address
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housing needs and meet production goals. Unfortunately, much of the data used in this assessment is
almost a decade old; we have used more current data as available.

The Assessment clearly identifies a significant need for housing suitable for seniors with limited means to
allow them to age in place, as well as special needs housing and affordable rental units for young families
and smaller households.

A Housing Characteristics

1. Population and Housing Data

Population, Race and Household Type

The 2000 census data indicates that the town of Carlisle had a total population of 4,717. This was
an increase of almost 9% over the 1990 population of 4,333 and 43% since 1980, when the
population was 3,306. While the number of new residents in comparison to other communities
was not large, given the relatively small size of Carlisle, these figures represent significant
growth, especially in comparison to the approximately 5% growth rate experienced in the Boston
region from 1990 to 2000, In the 9 years since the 2000 Census, Carlisle’s rate of growth has
increased dramatically, with a 2009 population of 5,557, or a 17.8% increase over 2000. In fact,
the actual 2009 population exceeds a relatively recent MAPC projection® for Carlisle for 2030.

The population has remained predominately White although the growth in minority households
was steadily increasing over the two decades from 1980 to 2000. For example, the 2000 census
includes 308 persons or 6.5% of the population as minorities, up substantially from 203 persons
in 1990 and only 43 persons in 1980. Approximately three-quarters of the 2000 minority
population identified themselves as Asians with another almost 20% identified as Hispanic or
Latino.

Non-family households increased by 46 households, up from 200, or 13.7% of all households in 1990, to
246 or 15.2% of households in 2000. Non-family households almost doubled between 1980 and 2000.
While family households increased by almost 300, they decreased as a proportion of all households from
1980 to 2000, from 89.5% to 84.8%. An additional 32 female-headed households were added to the
population from 1980 to 1990 while only one was added from 1990 to 2000. The average number of
persons per household declined somewhat from 2.97 persons in 1990 to 2.92 in 2000, related to the small
increase in non-family households in Carlisle.

Carlisle, Demographic Characteristics

1980-2000
1980 1990 2000
# % # % # %

Total Population 3,306 100.0 4,333 100.0 4,717 100.0
Minority

Population* 43 1.3 203 4.7 308 6.5
Total Number

Households 1,208 100.0 1,457 100.0 1,618 100.0
Family

" The Boston region is defined here as the area stretching west from Boston to include most of the
communities inside the 1-495 corridor, consisting of 22 cities and 79 towns, as part of the Metropolitan
Area Planning Council’s (MAPC) planning area that includes the town of Carlisle.

® Projected Carlisle population for 2030 was 5,439 in the Metropolitan Area Planning Council, Population
Projection 2010-2030, January 31, 2006
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Households*** 1,081 89.5 1,257 86.3 1,372 84.8
Female Heads of
Households*** 43 3.6 75 51 76 4.7
Non-family
Households*** 127 10.5 200 13.7 246 15.2
Population Age
65+ 187 5.7 278 6.4 395 8.4
Population
19 & Under 1,184 35.8 1,317 30.4 1,520 32.2
Average
Household Size 2.97 persons 2.92 persons

Source of above table: 1980 1990 and 2000 U.S. Census Bureau
*All non-White classifications

** 1990 data for those 20 years and under.

*** Percent of all households

The town’s population is aging. In 2000 there were 395 persons 65 years of age or older, representing
8.4% of the population, as compared to 187 or 5.7% of the total population in 1980. From 1980 to 2000,
the 45 — 55 year old age group nearly doubled in numbers, 55 to 65 year olds nearly quadrupled, and the
number of 65+ year olds doubled. These older age categories represented 27% of the population in 1980
and in 2000 accounted for 43%. During this period, those aged 21 to 34 decreased in numbers from 516 in
1980 to less than 300 in 2000, despite overall population growth. These trends suggest that escalating
housing costs may be pricing younger individuals and families out of the housing market. Those entering
the labor market and forming new families are dwindling in numbers, reducing the pool of entry level
workers and service employees as well as forcing the grown children who were raised in town to relocate
outside of Carlisle.

Additional information on the distribution of ages is presented in the following table:

Carlisle, Age Distribution 1980-2009

1980 1990 2000 2009

Age Range # % # % # % # %
Under 5 yrs 192 5.8 353 8.1 340 7.2 169 3.1
5-17yrs 909 27.5 824 19.0 1,105 234 1,169 214
18 — 20 yrs 113 34 140 3.2 75* 1.2 286 5.2
21— 24 yrs 72 2.2 147 3.4 85** 1.8 330 6.0
25— 34 yrs 444 13.4 213 4.5 281 5.1
35—44yrs 680 20.6 1,391 32.1 884 18.7 521 9.5
45 — 54 yrs 554 16.8 771 17.8 1,033 21.9 1,150 21.0
55 —59 yrs 98 3.0 268 6.2 339 7.2 398 7.3
60 — 64 yrs 57 1.7 161 3.7 248 5.3 527 9.6
65— 74 yrs 104 3.1 160 3.7 277 5.9 420 7.7
75— 84 yrs 64 1.9 87 2.0 81 1.7 184 3.4

85yrs &
over 19 0.6 31 0.7 37 0.8 37 0.7
Total 3,306 100.0 4,333 100.0 4,717 100.0 5472']  100.0
Median Age 41.9 years

Source: 1980, 1990 and 2000 U.S. Census Bureau, Carlisle Town Clerk (2009 data)
* Figure represents ages 18 and 19.
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** Eigure represents 20 — 24 age range
" Does not include 85 individuals whose birthdates were unknown

As shown in the table above, the most recent 2009 data shows the aging trend continuing, with 925
persons, or 16.9% of the population 55 - 64 in 2009 versus 587 persons, or 12.4% in 2000, and 641
persons 65+, or 11.7% of the population in 2009 versus 395 persons, or 8.4% in 2000.

The following table shows seniors as a percentage of total population for Carlisle and its six neighboring
towns per the 2000 census and projected to 2030. The projections show the percentage of seniors almost
doubling over the 30-year period across the seven communities, but increasing by a greater proportion in
Carlisle, from 8.4% to 20.4% of the population.
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Carlisle and Neighboring Towns, Percentage of Seniors, 2000/2030

2000 2030

Total Aged | 65+as% Total Aged | 65+as%

Population 65+ of Total | Population 65+ of Total

Acton 20,331 1,701 8.4 23,139 3,861 16.7
Bedford 12,596 2,311 18.3 13,863 4,237 30.6
Billerica 38,980 3,260 8.4 43,864 6,718 15.3
Carlisle 4,717 395 8.4 5,439 1,107 20.4
Chelmsford 33,614 4,386 13.0 36,317 8,046 22.2
Concord 16,993 2,810 16.5 19,148 4,816 25.2
Westford 20,754 1,501 7.2 24,234 3,486 14.4
Total 147,985 16,364 11.1 166,004 32,271 19.4

Source: MAPC, Population Projection 2010-2030, January 31, 2006

Income Distribution
As of the 2000 Census, residents of Carlisle were also becoming significantly more affluent. The median
household income in 1999 was $129,811, up 55% from the 1989 median income of $83,985 and a
substantial increase of 240% over the median income in 1979 of $38,249 (not adjusted for inflation).
Despite inflation these figures are dramatic, as 1999 data shows that those earning above $100,000 were
in the majority of households residing in Carlisle, while in 1979 there were fewer than 50 households in
this income category. A comparison of 1979, 1989 and 1999 income figures is presented in the table
below.

Carlisle, Income Distribution by Household

1979-1999
1979 1989 1999

# % # % # %
Under $10,000 49 4.8 49 3.4 29 1.8
10,000-24,999 141 13.9 77 53 141 8.6
25,000-34,999 202 20.0 73 5.0 67 4.1
35,000-49,999 349 345 128 8.8 75 4.6
50,000-74,999 217 215 288 19.8 158 9.7
75,000-99,999 253 17.4 148 9.1
100,000-149,999 53 5.2 287 19.8 314 19.3
150,000 or more 296 204 696 42.8
Total 1,011 100.0 1,451 100.0 1,628 100.0

Median income $38,249 $83,985 $129,811

Source: 1980, 1990 and 2000 U.S. Census Bureau

These income levels are in striking contrast to those for Middlesex County when viewed proportionately
as demonstrated in the following table:
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Income Distribution by Household: Middlesex County vs. Carlisle — 1999

Middlesex County Carlisle

# % # %
Under $10,000 35,322 6.3 29 1.8
10,000-24,999 70,085 12.5 141 8.6
25,000-34,999 49,056 8.7 67 4.1
35,000-49,999 74,183 13.2 75 4.6
50,000-74,999 111,358 19.8 158 9.7
75,000-99,999 81,462 14.5 148 9.1
100,000-149,999 81,558 14.5 314 19.3
150,000 or more 58,482 10.4 696 42.8
Total 561,506 100.0 1,628 100.0

Median income $60,821 $129,811

Source: 2000 U.S. Census Bureau

In 1999, the percentage of those earning less than $75,000 was 60.6% for Middlesex County in
contrast to 29.0% for the town of Carlisle. Those earning above the $100,000 threshold included
approximately 25% of households in Middlesex County versus 62% of the households in Carlisle.
Carlisle’s median income was also 113% higher than the median for Middlesex County as a
whole and 135% higher than the Boston region as a whole.

Despite the overall increase in household income, as of the last census, there still remained a population
living in Carlisle with very low-income levels. Of the 1,628 total households counted in 1999, 29 or
1.8% had incomes of less than $10,000 and another 141 or 8.6% had incomes between $10,000 and
$24,999, representing extremely low-income levels at or below 30% of area median income. An
additional 67 households had incomes within what public agencies would define as very low-income
levels, within 50% of area median income. The total number of households within these income
categories was 237 households in 2000 or 14.6% of all Carlisle households. Additionally, based on this
income information, approximately 23% of Carlisle households (or about 372 households) would likely
have qualified for housing assistance as their incomes were at or below 80% of area median income
defined by the U.S. Department of Housing and Urban Development (HUD) or $59,550 for a family of
three. (See Appendix 2) While these households’ incomes might have been at or below 80% of area
median income, many households were likely to have assets that were more than the allowable state or
federal standards that would disqualify them from housing assistance. Approximately 42% of local
households (689 households) would have qualified as middle-income using the state’s definition as
prescribed by Executive Order 418 of $111,300.

Carlisle, Number of Households by Income Category

1999
Income Level # Households % Households
Within 80% of Boston AMI
($59,550 for a family of three) 372 23
Within 100% of Boston AMI
($82,600 for a family of four) 515 32
Within town’s median income
($129,811) 814 50
Within state’s definition of middle income
($111,300) 689 42

Source: 2000 U.S. Census Bureau
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Poverty

The 2000 census indicates that the absolute number of residents with incomes below the poverty level
($9,310 for an individual and $15,670 for a family of three in 2004) more than doubled in number from
1979 to 1999 as the chart below indicates, however the number of those in poverty remained relatively
low, 111 of all residents in 2000, or 21 families. There remained a growing population within the town of
Carlisle with substantial income limitations who required public assistance to meet their housing needs.
It is interesting to note that the census data since 1979 has not identified any residents 65 years or over
below the poverty level; therefore, there do not appear to be any seniors, including those on fixed
incomes, who appear to be in this cohort in greatest need. In 2010, six senior households, with incomes
which were less than $23,707, placing them in the 30% Area Median Income category (using 2010
Department of Housing and Urban Development guidelines for the Boston-Cambridge-Quincy SMSA
(Carlisle’s SMSA)) received real estate tax exemptions.

The following table presents this data on poverty in Carlisle.

Carlisle, Poverty Status

1979-1999
1979 1989 1999

# % # % # %

Individuals Below Poverty 45 1.4* 59 1.4* 111 2.4%
Families 15 1.4** 12 1.0** 21 1.5**
Related Children Under 18 10 0.8 44 3.3 74 49
(Under 17 Years for 1980 data)
Individuals 65 and Over 0 0 0 0 0 0

Source: 1980, 1990 and 2000 U.S. Census Bureau
*Percentage of total population
**Percentage of all families

Education

The town’s residents are among the best educated in the region. In 2000, 99.4% of those 25 years and
older had a high school diploma or higher, and 83.4% had a Bachelor’s degree or higher, up from the
1990 figure of 66.4% with a college degree and higher. The 2000 Carlisle figure of 83.4% of residents
with a college degree is also significantly higher than the figures of 43.6% for the county and 41% for the
Boston region. Those enrolled in school (nursery through graduate school) totaled 1,401 or 29.7% of the
population, and those enrolled in nursery school through high school totaled 1,245, 88.9% of those who
were enrolled in school and 26.4% of the total population.

Disability Status

Of the 2000 population age 5 to 20 years old, 46 or 3.8% had some disability, and of the population age
21 to 64, 185 or 6.6% claimed a disability, but 74.6% of this group was employed leaving another quarter
who were unemployed, likely due to disability. In regard to the population 65 years of age or older, 79 or
19.7% claimed some type of disability. These levels of disability were lower than for the region as a
whole where 7.9% of those five to 20 years of age claimed a disability, 16.5% of those 21 to 64 claimed a
disability9 (38.2% of whom were not employed), and more than one-third, 37.1%, of those over 65 were
disabled.

Change in Residency
More than one-third of the households in Carlisle, or 1,549 persons, moved to a new residence from 1995
to 2000. Of these 16.5% came from the same county, 14.1% came from a different county, with 4.3%

® These figures were based on 2000 census data for the Boston SMSA.
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coming from the same state and 9.8% coming from a different state or elsewhere, representing significant
mobility of the town’s population. Carlisle’s neighbors experienced comparable levels of housing
turnover with those moving their residency from 1995 to 2000 at 34.6% for Bedford, 36.9% for Concord,
and 36.3% for Westford.

Housing Characteristics

The 2000 census counted 1,655 total housing units in the town of Carlisle, up 10.7% from 1,495 units in
1990 and a 56.9% increase from 1,055 units in 1980. Local data from 2009 shows that the rate of housing
unit increase for the 9 years since the last census has remained high, at 10.9%. Out of total housing units,
there were 1,618 occupied units, of which 1,518 or 93.8% were owner-occupied, while the remaining 100
units or 6.2% were rental units. These figures represent a considerably higher level of owner-occupancy
in 2000 than that for Middlesex County (61.7%) and for the Boston region (57%). Total growth in
Carlisle’s housing stock from 1980 to 1990 was 440 units and from 1990 to 2000 was 160 units, including
an increase in the rental stock between 1980 and 1990 of 51 units. However, the number of rental units
decreased by 20 units from 1990 to 2000, most likely because houses that had been rented shifted over to
owner-occupancy. It should be mentioned that local leaders and realtors question whether there are in
fact as many as 100 total rental units as few come on to the market. A possible explanation is that there
are a fair number of accessory apartments that while reported in the census remain relatively invisible in
Carlisle. It is also likely that owners who are choosing to rent their homes are doing so by word of mouth
as opposed to advertising or using real estate brokers

The following table includes a summary of housing characteristics:

Carlisle, Housing Characteristics

1980-2000
1980 1990 2000
# % # % # %
Total # Housing Units | 1,055 100.0 1,495 100.0 1,655 | 100.0
Occupied Units * | 1,042 98.8 1,457 97.5 1618 | 97.8
Occupied Owner Units ** 973 93.4 1,337 91.8 1518 | 93.8
Occupied Rental Units ** 69 6.6 120 8.2 100 6.2
Owner Vacancy Rate -- 0.8% 0.6%
Rental Vacancy Rate -- 4.0% 2.9%
Total Vacant Units/
Seasonal, Recreational or 13/0 1.2/0 38/4 2.5/0.3 37/8 | 2.2/0.5
Occasional Use*
Average Household Size
of Owner-Occupied Unit -- 3.03 persons 2.96 persons
Average Household Size
of Renter-Occupied Unit -- 2.34 persons 2.30 persons

Source: 1980, 1990 and 2000 U.S. Census Bureau
* Percentage of total housing units
** Percentage of occupied housing units

The 2000 census counted 2.2% of the housing stock, or 37 units, as vacant, of which eight units involved
seasonable, recreational or occasional use. The homeowner vacancy rate was 0.6%, down only
marginally from 0.8% in 1990; and the rental vacancy rate of 2.9% also represented a decline from 4.0%
in 1990. The change in numbers involved in these vacancy statistics is insignificant as any level below
5% is considered to represent tight market conditions.
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The 2000 census indicates that almost all of the existing housing units are in single-family detached
structures, 1,573 or 95.0% of the housing stock, significantly higher than the 48.9% level for the county
and 44% for the Boston region. Another 20 units were located in single-family attached dwellings, 50 in
two- to four-unit buildings, and six in five- to nine- unit structures. Besides the units at Malcolm
Meadows and Carlisle Village Court, there are few other visible examples of multi-family structures in
town, suggesting that the remaining number may be accessory apartments, only 12 of which were
permitted. There were also six mobile homes counted as part of the 2000 census.

Carlisle, Units in Structure

1990 — 2000

Type of 1990 2000
Structure # % # %
1 Unit Detached 1,433 95.9 1,573 95.0
1 Unit Attached 10 0.7 20 1.2
2 to 4 Units 24 1.6 50 3.0
5 to 9 Units 13 0.9 6 0.4
10 or More Units 3 0.2 0 0
Other 12 0.8 6 0.4
Total 1,495 100.0 1,655 100.0

Source: 1990 and 2000 U.S. Census Bureau

As of 2000, almost half of Carlisle’s housing stock, about 800 units, was built prior to 1970; however
there were significant numbers of units produced between 1970 and 1990, totaling 625 units or 37.8% of
the housing stock. For the county as a whole, 83.1% of the units were built prior to 1970 suggesting that
Carlisle demonstrated a higher level of housing growth over the last several decades than Middlesex
County.

Carlisle, Year Structure Built

2000
# %
1999 to March 2000 49 3.0
1995 to 1998 116 7.0
1990 to 1994 76 4.6
1980 to 1989 352 21.3
1970 to 1979 273 16.5
1960 to 1969 376 22.7
1940 to 1959 209 12.6
1939 or earlier 204 12.3
Total 1,655 100.0

Source: 2000 U.S. Census Bureau

As shown in the table below, Carlisle also had a higher level of growth than neighboring Bedford and
Concord, which increased the number of housing units from 1970 to 2000 by 34.7% and 31.0%,
respectively. The neighboring communities of Westford (58.2%) and Acton (51.2%) join Carlisle
(52.4%) with recent growth significantly higher than the statewide increase of 32.3%.
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Housing Development 1970-2000 (as of 2000 Census)
Carlisle and Neighboring Communities

Community # Units Built 1970-2000 % Units Built 1970-2000

Acton 3,929 51.2
Bedford 1,635 34.7
Billerica 5,714 43.8
Carlisle 866 52.4
Concord 1,906 31.0
Westford 4,042 58.2

State 847,922 32.3

Source: 2000 U.S. Census Bureau

The median number of rooms per housing unit was 8.1, indicating that the average home had four
bedrooms. Dwelling size ranged from 65 units or 4.0% with four rooms or less to 695 units or 42.0% of
the housing stock with 9 rooms or more. Six housing units involved single rooms. More than 85% of
households had two or more vehicles, which is not surprising given Carlisle’s lack of proximity to public
transportation.

The building permit data summarized below indicates a high of 36 permits issued in 1996 to a low of one
permit issued in 2008, with an average of 19 permits per year over the past 20 years. It is worth noting
that although the average number of building permits for new units has been closer to 5 per year for the
past three years, since most of the new building lots created over this period remain unsold, there is a
potential of at least 65 new, as-of-right dwelling units in the near future.

Carlisle, Building Permit Data 1993 through 2009
Year # Building Permits for New Units
1993 23
1994 23
1995 19
1996 36
1997 34
1998 20
1999 25
2000 24
2001 25
2002 16
2003 9
2004 17
2005 21
2006 11
2007 5
2008 1
2009 10
Total 319

Average Per Year 19 permits

Source: 2010 Carlisle Building Department
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2. Housing Market Conditions

Ownership

Census data also provides information on housing values for homeownership and rental. The census
indicates that the 2000 median house value was $456,000, up 24% from the median in 1990 of $367,200.
In 2000, only 14 homes were valued at less than $100,000 and another 17 were valued between $100,000
and $199,999. These made up the bulk of the more affordable housing stock.'® This relatively small
number of affordable homes was in sharp contrast to the 1,178 homes valued at more than $300,000,
priced beyond the means of the average Carlisle household and including 38 homes valued at more than
$1 million. Census housing values are summarized in the following table:

Carlisle, 2000 Housing Values

Value Number of Units % Units
Less than $50,000 6 0.5
$50,000 to $99,999 8 0.6
$100,000 to $149,999 0 0.0
$150,000 to $199,999 17 1.3
$200,000 to $299,999 83 6.4
$300,000 to $499,999 668 51.7
$500,000 to $999,999 472 36.5
$1 million or more 38 2.9
Total 1,292 100.0

Median (dollars) $456,000

Source: 2000 U.S. Census Bureau

Housing prices in Carlisle were high in comparison to Middlesex county with a median house value of
$247,900, based on the 2000 census and also high relative to the Boston region with a median value then
approaching $327,000 for single-family homes.

Census data is derived primarily from Assessors’ information that typically underestimates
market value. Updated market data tracked by The Warren Group from Multiple Listing Service
data based is on actual sales and better represents what someone seeking a home would face...
This market information for single-family homes since 1988 is summarized in the following
table:

19 Census housing values are derived from Assessors’ data.
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Carlisle, Median Sales Prices

1988 - 2009
Year Months Single-family All Sales # Sales
2009 Jan — Dec $746,750 $704,000 52
2008 Jan — Dec $760,000 $730,000 51
2007 Jan — Dec $727,500 $725,000 65
2006 Jan — Dec $822,000 $775,000 54
2005 Jan — Dec $876,563 $867,000 81
2004 Jan — Dec 745,000 725,000 110
2003 Jan — Dec 716,500 716,375 81
2002 Jan — Dec 670,500 678,500 62
2001 Jan — Dec 700,500 695,000 101
2000 Jan — Dec 607,500 590,000 118
1999 Jan — Dec 490,000 450,000 129
1998 Jan — Dec 462,250 423,500 113
1997 Jan — Dec 409,900 361,500 145
1996 Jan — Dec 419,000 368,500 121
1995 Jan — Dec 358,750 318,500 89
1994 Jan — Dec 351,500 339,455 129
1993 Jan — Dec 337,500 326,750 102
1992 Jan — Dec 292,500 287,028 111
1991 Jan — Dec 298,000 290,000 80
1990 Jan — Dec 319,500 325,000 55
1989 Jan — Dec 367,500 362,500 57
1988 Jan — Dec 394,000 380,000 79

Source: The Warren Group, Town Stats, 2010

The number of Carlisle sales ranged from a low of 51 sales in 2008 to a high of 145 in 1997. In 2004
there were 110 total sales with a median sales price for single-family homes of $745,000, affordable to
households earning at least $225,000 annually, well above the town median income in 1999 of $129,811.
After a decline in market prices in the early 1990’s, due largely to the economic slump, the market began
to revive in the mid-90s but did not surpass the 1988 median sales price until 1998. The market escalated
precipitously through 2005, more than doubling from $385,000 in 1998 to $867,000 by the end of 2005
for all sales. The market leveled off and has retrenched in recent years, but prices remain unaffordable for
low- and moderate-income families. (The number of condominiums included in all sales is too small for
trends within that category to be statistically significant.)

The table below looks at the median sales data of neighboring communities for all sales and single-family

homes in 2009. Carlisle’s market values exceed all of its neighbors with only Concord joining Carlisle
with median prices above $700,000 for single-family homes, compared to the others under $500,000.
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Another analysis of housing market data is presented in the following table, which demonstrates the

Median Sales Data 2009
Carlisle and Neighboring Communities

Town All Sales Single-family
Acton $436,250 $482,000
Bedford $488,750 $482,000
Billerica $297,750 $308,000
Carlisle $704,000 $746,750
Chelmsford $290,000 $329,450
Concord $610,000 $705,000
Westford $354,950 $412,000

escalation of prices based on a breakdown of sales data over the past five years from the Multiple Listing
Service for single-family homes:

Carlisle, History of Sales by Price for Single-family Homes

January 1999 — December 2009

Sales 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009
Price
Under 0 0 0 0 0 0 0 0 0 0
200K
200 - 299K 2 0 0 0 0 0 0 0 0 2
300 - 399K 7 1 0 1 1 1 0 0 1 1
400 - 499K 15 6 12 5 4 0 2 5 4 6
500 - 599K 17 7 13 11 8 9 4 8 8 8
600 - 699K 12 7 7 11 17 9 7 15 5 6
700 - 799K 10 8 9 7 12 10 6 8 8
800 - 899K 4 6 7 3 10 8 4 8 4 3
900 - 999K 3 6 2 4 6 5 3 3 4 5
1,000,000+ 9 15 20 19 22 34 18 18 17 13
TOTAL 79 59 70 62 75 78 48 63 51 52
Median 607,500 | 700,500 | 670,500 | 716,375 | 745,000 876,56 822,000 | 727,500 | 760,000 | 746,750
Sales Price 3

Source: Multiple Listing Service, March -June, 2010.

There are no longer homes available in Carlisle for under $200,000 that would be affordable to low- and
moderate-income households, and even homes for less than $300,000 have dwindled over the past few
years from nine homes in 2000 to none since 2005. On the other hand, single-family homes in the price
ranges above this threshold have climbed substantially to comprising almost all sales since 2004. Even
with the recent downturn in the real estate market, over 80% of the 52 sales in 2009 were above $500,000,
with only 3 under $400,000.

This information is demonstrated graphically in the chart below:

Carlisle Affordable Housing Production Plan
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There are very few multi-family properties in Carlisle, 56 units in structures of two or more units,
according to the 2000 census. There are also a limited number of condominiums, 12 units that are part of
the Malcolm Meadows development, which last sold for $470,000 and 8 units (2 affordable) in the Rocky
Point development, the market rate units selling for $750,000 and up when they went on the market in
2006.

Rentals

The 2000 census indicated that there were 100 occupied rental units in Carlisle and t